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3 Executive Summary 

1 Executive Summary 
The Vacuum Oil Brownfield Opportunity Area 

(BOA) is in a period of transition following several 

decades of slow and steady decline. The City, and 

individual investors, have been financing 

incremental changes to areas of the BOA over time 

with the goal of creating a neighborhood with a  

thriving mix of residential  and commercial 

development , and public spaces. The planned future 

anchor of the neighborhood are the parcels that make 

up the vacated Vacuum Oil refinery. The City and 

State are investing significant public funds to help 

with site cleanup  and catalyze new development in 

this key waterfront area . 

While new investment is occurring in the BOA, 

neighborhood residents are concerned about rising 

housing costs, increasing homeownership, and the 

influence of investor -owned residential property 

changing the character of the neighborhood. To that 

end, RKG Associates was hired to develop a housing 

analysis and reinvestment strategy for the 

neighborhood to help the City better understand the 

current status of the housing stock and strategies for 

stimulating equitable investment that will  create 

housing for residents at all income levels. 

During the initial analysis of existing conditions, 

RKG Associates uncovered several interesting findings regarding the housing market in the BOA. 

These include: 

¶ Total population in the BOA has been slowly declining, but is expected to increase through 

the year 2020. At the same time, the neighborhood is aging with 25 percent of residents 

expected to be over the age of sixty-five by 2020. 

¶ Median household income is very low in the BOA at $18,000 per year. Approximately 47 

percent of households live below the poverty line.  

¶ Renters make up 80 percent of the households in the BOA. This is compounded by the 

proximity to the University of Rochester and the housing demand from students and short-

term faculty and visitors seeking off -campus housing. 

¶ Investor-owned properties are becoming more and more common. Today, 57 percent of 

buildings are owned by absentee landlords. 
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¶ Eighty -two percent of homes sold for less than $50,000 over the last three years. At the same 

time, monthly rents in the BOA have been steadily increasing. 

¶ The housing stock in the BOA is relatively old with 77 percent of structures built prior to 

1940. Low household income and low housing prices have created a barrier to routine 

maintenance and improvements  from taking place in many neighborhood homes.  

¶ Vacant buildings and properties are an issue in the BOA. Sixty-seven structures are currently 

vacant. 

 

The issues uncovered during the existing conditions analysis point to the need for a proactive 

strategy that should exist with or  without the investment on the Vacuum Oil refinery parcels. To 

accomplish this goal, the City and its many partners will need to work togeth er on programs and 

strategies that include: 

¶ Inv est funding in a strategic and focused manner, putting more resources into the 

neighborhood to affect change; 

¶ Capitalize on vacant buildings and parcels to use them as ways to create affordable housing; 

¶ Incentivize  homeownership opportunities through creative financing programs and 

partnerships with developers;  

¶ Leverage zoning as a tool to create a diversity of housing types, income levels, and building 

design that matches the scale and character of the existing neighborhood; 

¶ Apply strategic anti -displacement strategies to ensure current residents can remain in their 

homes or in the neighborhood over time; and,  

¶ Build and maintain effective relationships and partnerships with private, public, and non -

profit entit ies over time. 

 

This report provides a detailed analysis on the current state of housing in the BOA and provides 

recommendations for strategically investing resources in programs and policies that will positively 

impact current and future re sidents. This report includes action steps that serve as a guide for 

implementation in the short-, mid -, and long-term. 

 

  



 
5 Introduction 

2 Introduction 
Following several decades of population and employment decline in cities across the United States, 

interest in repopulating city centers and fringe neighborhoods with new employment opportunities, 

housing choices, and a resurgence in a preference for urban living are breathing new life into cities 

nationwide. Rochester went through a period of substantial population decline beginning in 1950, as 

residents and employment moved out to the suburbs. It was not until around 2005 that the 

population of Rochester began to increase once again. The resumed interest in urban living, 

combined with access to excellent post-secondary education opportunities, has begun to put pressure 

on what were once affordable neighborhoods on the fringe of Downtown Rochester. Reinvest ment 

can be seen first-hand in neighborhoods like Corn Hill, Neighborhood of the Arts, and parts of the 

South Wedge. Development pressure is pinching the Plymouth -Exchange neighborhood (PLEX) on 

both ends with its proximity to Downtown Rochester to the nor th and the University of Rochester to 

the south. Factoring in the potential for new market -rate investment on the Vacuum Oil parcels along 

the Genesee River, the neighborhood is positioned to potentially see an increase in housing costs, 

assessed valuation, and a demographic change due to economic displacement. 

2.1 Purpose of the Study 

Working in partnership with the City of Rochester, RKG Associates was hired by Bergmann 

Associates to complete a housing analysis and reinvestment strategy for the Vacuum Oil Brownfield 

Opportunity Area (BOA). This study is intended to provide a more in -depth analysis of housing 

opportunities and challenges not only associated with the redevelopment of the brownfield sites in 

the BOA, but more specifically the impacts  on the existing neighborhood due to development 

pressure and new investment . The findings of this study will be incorporated into the BOA 

Implementation Strategy. 

3ÏÌɯ!. ɯÐÚɯÚÐÛÜÈÛÌËɯÞÐÛÏÐÕɯ1ÖÊÏÌÚÛÌÙɀÚɯ/ÓàÔÖÜÛÏ-Exchange neighborhood. Residents from the 

neighborhood  have been very active in the formation of a BOA vision and plan which includes the 

brownfield parcels abutting the Genesee River, as well as the surrounding neighborhood.  In order to 

move from a higher level vision into a specific set of action steps for implementation, Bergmann hired 

RKG Associates to work with the City and neighborhood to develop a resident-drive n and market-

based strategy for housing in the BOA. This report details existing conditions in the BOA, discusses 

market opportunities and chall enges, and describes a set of action-oriented implementation 

strategies. The study seeks to strike a balance between opportunities for  new growth and the desire to 

stabilize portions of the neighborhood and encourage a mixture of quality housing options fo r those 

who are here now and those who may be here in the future.  

To this end, RKG was hired to complete the following tasks as part of this study:  

Â Engage the City and the public in a dialogue about the current conditions in the BOA, as well as 

opportuniti es and challenges that may present themselves in the future. 
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Â Collect and review existing data resources to tell a story about the changes happening in the 

BOA. 

Â Complete an analysis of the observable strengths and weaknesses of the neighborhood, potential 

land use and zoning conflicts, impacts of new investment on the existing housing stock, potential 

for displacement of existing residents, and market opportunities associated with the Vacuum Oil 

Master Plan. 

Â A set of recommendations and strategies for managing and overcoming issues associated with 

disinvestment in the housing stock, mitigating displacement, promoting a mix of housing options, 

and recommendations for strategic reinvestment in the existing neighborhood.  

Â A set of implementation and action steps that clearly delineate priorities, roles and responsibilities, 

and the potential for funding.  

2.2 Study Process and Sources of Information 

Over the course of the eleven-month housing analysis and reinvestment strategy process, the RKG 

planning team completed the following tasks associated with the three primary phases of project 

delivery:  

 

Â Phase 1:  Project Start-Up and Existing Conditions Analysis  

o Site visit and orientation tour of the neighborhood.  

o Meetings and interviews with city staff, neighborhood leader s, residents, developers, non-

profit organizations, University staff, property owners, and other key stakeholders in and 

around the BOA.  

o Attend committee meetings and public meetings to discuss existing conditions and solicit 

input.  

o Review prior studies fo r, and related to, the BOA and surrounding neighborhoods.  

o Collection of existing data on market conditions  and trends, residential investments, 

demographic and economic characteristics, and land use and zoning. 

o Analysis of the existing conditions to form a  narrative about the BOA and surrounding 

neighborhood to inform recommendations and implementation steps for the study.  

 

Â Phase 2:  Recommendations and Implementation Steps 

o Utilize findings from the existing conditions analysis to inform a series of 

recommendations and implementation steps for a variety of stakeholders in the 

neighborhood.  

 

Â Phase 3:  Report Completion and Product Delivery 

o Complete a written report that will serve as an appendix to the larger BOA study 

document and help inform stakehol der decisions for future investment in the 

neighborhood.  
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Prior studies and data sources reviewed as part of this analysis include, but are not necessarily limited 

to, the following:  

Â City of Rochester Vacuum Oil Brownfield Opportunity Area : Market Analysis ɬ July 2011 ɬ Camoin 

Associates 

Â Vacuum Oil ɬ South Genesee River Corridor Brownfield Opportunity Area Nomination Study ɬ April 

2013 ɬ Bergmann Associates 

Â Supporting Long-Term Resident Health in Campus-Adjacent Neighborhoods ɬ How the Potential 

Health Impacts of Off-Campus Student Housing May Be Managed to Promote Health ɬ Kristina 

Souders, Honors Theses, University of Rochester, 2015 

Â Final Consolidated Community Development Plan ɬ 2015-2020 ɬ City of Rochester, NY 

Â Final Consolidated Community Development Plan: Annual Action Plan ɬ 2015-2016 ɬ City of 

Rochester, NY 

Â ).2 - ɯ-ÌÐÎÏÉÖÙÏÖÖËɯ,ÈÚÛÌÙɯ/ÓÈÕɯȯɯÈɯ×ÓÈÕɯÍÖÙɯÈɯ×ÓÈÊÌɯÞÌɀÙÌɯ×ÙÖÜËɯÛÖɯÊÈÓÓɯÏÖÔÌ ɬ December 2010 ɬ 

Interface Studio LLC 

Â An Analysis of Residential Market Potential, The JOSANA Neighborhood, The City of Rochester, 

Monroe County, New York ɬ October 2010 - Zimmerman/Volk Associates, Inc.  

The market analysis prepared by Camoin Associates (July 2011) provides a detailed overview of 

prevailing market indicators for the Vacuum Oil BOA, the City of Rochester , and the Rochester 

metropolitan area. The RKG study offers an update of selected socio-economic indicators, where 

appropriate, but is not intended to replicate or otherwise supplant the prior study.  Rather, this report 

considers the findings and conclusions of previous studies, coupled with a public input process and 

exploration of tools and strategies, to identify activities that will balance new growth with  

neighborhood stabilization as a way to increase vitality across the entirety of the BOA. 
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3 Existing Conditions Analysis 

3.1 Neighborhood Context 

Historically, the former Vacuum Oil Rochester Works facility was responsible for refining, finishing, 

canning, and distributing petr oleum-based products1. The Vacuum Oil site operated between 1867 

and 1936, and during this time had been suspected and in some cases confirmed to have caused 

contamination through numerous spills and accidents as a byproduct of industrial activity. By 1938, 

the site was closed and many buildings were removed. By 1970, many of the properties had been sold 

off or subdivided, with the City of Rochester retaining ownership of much of the site.  Since 1984, the 

City has undertaken a number of land use and revitalization studies pertaining directly to the 

Vacuum Oil site and the Genesee River Corridor, but many did not include the surrounding South 

West and Plymouth -Exchange (PLEX) neighborhoods. The Implementation Strategy currently being 

completed by Bergmann Associates is an attempt to look not only at the Vacuum Oil site, but also at 

the impact of redevelopment on the adjacent neighborhood.  The Vacuum Oil BOA is uniquely 

positioned to take 

advantage of several 

potential markets. 

Investors within the 

neighborhood, as well as 

those from outside, are 

beginning to recognize the 

potential.  

The 148 acre study area is 

located along the Genesee 

River approximately one 

and a half miles south of 

Center City Rochester. The 

southern end of the BOA is 

connected to the University 

of Rochester by a shared use path and pedestrian bridge. The surrounding neighborhood is likely to 

experience a continuation of demographic and economic change due to its proximity to these activity 

hubs, relatively low housing prices and available land along the waterfront  drawing the attention of 

market-rate investors. Figure 3.1 provides a general location context map showing the BOA area in 

relation to nearby neighborhoods and activity centers.  

                                                           

1 Vacuum Oil ɬ South Genesee River Corridor Brownfield Opportunity Area Nomination Study, April 2013.  
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3.2 Demographic and Economic Conditions 

A critical comp onent to setting the stage for a neighborhood revitalization strategy is understanding 

the current demographic and economic conditions, and also looking  toward the future to determine 

what opportunities and challenges may  arise over time. A significant amo unt of work analyzing 

demographic and economic conditions was completed by Bergmann Associates and Camoin 

 ÚÚÖÊÐÈÛÌÚɯËÜÙÐÕÎɯÛÏÌɯÐÕÐÛÐÈÓɯ×ÏÈÚÌÚɯÖÍɯÛÏÌɯ!. ɯ-ÖÔÐÕÈÛÐÖÕɯ2ÛÜËàȭɯ1*&ɯÜÚÌËɯ"ÈÔÖÐÕɀÚɯÔÈÙÒÌÛɯ

analysis as a backbone for the work presented in this housing analysis and reinvestment strategy 

report . Where appropriate or necessary, RKG supplemented data for the years 2015 and 2020 to 

provide an assessment of where the BOA may be headed demographically and economically. This 

section provides an overview of t he basic demographic and economic characteristics relative to the 

BOA study area. 

3.2.1 Geographic Boundaries 
Prior studies and reports have referred to different geographic boundaries when describing the BOA 

and surrounding neighborhoods. For purposes of this housing analysis and reinvestment strategy, 

RKG is referring to the BOA study area as primarily falling:  

Â South of Ford Street; 

Â East of the rear parcel lines along the west side of Plymouth Avenue, and; 

Â West of the Genesee River. 

In addition to the BOA study area, Camoin used Census block group  boundaries in order to gather 

and analyze demographic and economic statistics. The block groups which encompass the BOA 

extend a bit beyond the BOA boundaries into the PLEX and 19th Ward neighborhoods.  The variation 

in geographies was necessary in order to collect available demographic and socio-economic data. 

Lastly, the BOA is situated within the larger PLEX neighborhood which provides a background for 

much of the discussion in this report . As was mentioned earlier, prior studies undertaken for the 

BOA did not take into account the impact of change on the surrounding neighborhood. Working with 

residents and representatives from the PLEX Neighborhood A ssociation, the project team worked to 

create a plan that incorporates feedback and ideas from the community at-large. Ensuring that the 

community is represented at the table is a critical component to the success of future planning and 

implementation. Figure 3.2 shows the boundary lines for the BOA study area, the Census block 

groups that encompass the BOA study area, and the larger PLEX neighborhood boundary.  
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3.2.2 Demographic and Economic Indicators 
The market analysis prepared by Camoin Associates in July 2011 provided a detailed overview of 

prevailing market indicators for the Vacuum O il  BOA, the City of Rochester, and the Rochester 

metropolitan area. 1*&ɀÚ report uses the demographic and economic findings from the Camoin 

report as a baseline to understand what has been occurring in the BOA and in Rochester that might 

be impacting housing conditions. The challenge with an area as small as the BOA, is data that has 

been made available by the Census after 20102 has high margins of error and does not offer an 

accurate baseline with which to make accurate assumptions about trends. To work around the 

limitations of the Census data, RKG used ESRI Business Analyst3 to provide estimates for population, 

household, and housing unit figures. This is the same program used by Camoin to complete their 

market analysis. 

Population and Age 

According to Census data, the population within the BOA declined by about 5 percent between 2000 

and 20104. 2ÐÔÐÓÈÙÓàȮɯÛÏÌɯ"ÐÛàɯÖÍɯ1ÖÊÏÌÚÛÌÙɀÚɯ×Ö×ÜÓÈÛÐÖÕɯÈÓÚÖɯËÌÊÓÐÕÌËɯËÜÙÐÕÎɯÛÏÐÚɯ×ÌÙÐÖËɯÓÖÚÐÕÎɯÕÌÈÙÓàɯ

Ƙɯ×ÌÙÊÌÕÛɯÖÍɯÐÛÚɯÛÖÛÈÓɯ×Ö×ÜÓÈÛÐÖÕȭɯ ÍÛÌÙɯËÌÊÈËÌÚɯÖÍɯËÌÊÓÐÕÌȮɯÛÏÌɯÊÐÛàɀÚɯ×Ö×ÜÓÈÛÐÖÕɯÏÈÚɯbegun to stabilize. 

Near term projections indicate the "ÐÛàɀÚɯ×Ö×ÜÓÈÛÐÖÕɯÔÈàɯÚÌÌɯÚÔÈÓÓɯÐÕÊÙÌÈÚÌÚɯÈÕËɯËÌÊÙÌÈÚÌÚȮɯÉÜÛɯ

ÖÝÌÙÈÓÓɯÞÐÓÓɯÙÌÔÈÐÕɯÙÌÓÈÛÐÝÌÓàɯÚÛÈÉÓÌȭɯ+ÖÖÒÐÕÎɯÈÛɯ$21(ɀÚɯ×Ö×ÜÓÈÛÐÖÕɯ×ÙÖÑÌÊÛÐÖÕÚɯÍÖÙɯÛÏÌɯ!. ɯthrough  

2020, a similar pattern of relative  stability is expected. 

 

$21(ɀÚɯ×Ö×ÜÓÈÛÐÖÕɯ

projections are derived 

using a number of different 

data sources at a variety of 

geographic levels, looking 

at past population and 

household trends, and forecasting what the future population may be.  While this traditional way of 

projecting future population change uses past trends and data, the future of the BOA is likely to be 

determined by a combined set of actions taken by public and private sector entities. The Vacuum Oil  

refinery footprint  offers significant potential to bring new housing, jobs, and open space 

opportunities to t he larger neighborhood which in turn will result in a population increase. While it is 

important that RKG review projected shifts in demographics for the future, the reality is that the 

potential build out of the Vacuum Oil refinery footprint and other nearby catalyst sites will have a 

much greater impact on the future of the neighborhood.  

 

Population by age is also expected to change in the BOA through the year 2020. The influence of the 

University can clearly be seen as the number of 25-29 year olds is expected to increase. This projection 

                                                           

2 Estimates from the American Community Survey have very high margins of error at the block group level for 

the BOA. RKG does not feel that the data are accurate enough to report on or compare to past Census figures. 

3 Where a custom geography, like the BOA, is located partially within a Census block group ESRI attributes a 

percentage of the total to the custom geography in order to come up with statistical estimates. RKG used this tool 

ÛÖɯÉÌɯÊÖÕÚÐÚÛÌÕÛɯÞÐÛÏɯ"ÈÔÖÐÕɀÚɯÌÈÙÓÐÌÙɯÔÈÙÒÌÛɯÈÕÈÓàÚÐÚȭ 

4 ESRI Business Analyst, Census 2000 and 2010, Summary File 1. 

Table 3.1. Total Population, 2000 - 2020  

Location Population by Year 

 
2000 2010 2015 2020 

% Chg. 

2010-2020 

BOA 1,909 1,812 1,819 1,829 1.0% 

Source: ESRI Business Analyst, Census 2000 and 2010, Summary File 1, and RKG Associates. 
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assumes that the 20-24 years olds in 2015 (likely University students) remain in the neighborhood and 

age in place over the following five year period. Given that many of these students probably leave the 

area after graduation , or at least leave the BOA area, the projections may not reflect reality.  Through 

interviews with University of Rochester representatives 5 RKG learned there are approximately 1,000 

graduate and undergraduate students living off campus in private housing. The University provided 

RKG with zip code level data indicating where students reside if they chose to live off -campus. 

According to that data source, approximately 92 students 6 resided in the zip code 14608 which 

includes much of the BOA. 

 

Interviews with local residents, developers, and other stakeholders indicate that the prevalence of 

residents associated with the University who live in the BOA  has continued to increase. If the 

anecdotal evidence RKG collected holds true over time, then it is more likely that the college aged 

cohorts (18-24) will remain steady or continue to increase as enrollment at the University and 

associated housing needs grow. 

 

In addition to an increase in the college aged population, there is a projected growth in the senior 

population as well. This increase is not an occurrence unique to the BOA or to Rochester as a whole, 

but one we are seeing across the country as the baby-boomer generation continues through working 

age and into retirement. ESRI projections show residents aged sixty-five and older are expected to 

increase by nearly 25 percent between 2010 and 2020, an approximate increase of fifty-seven 

                                                           

5 Ms. Robin Doughty, Off Campus Living Coordinator, Residential Life and Housing Services.  

6 University of Rochester, Off -Campus Student Housing Locations by Zip Code, 2012. 

Figure 3.3: BOA Population by Age, 2010 -2020 

Source:  ESRI Business Analyst, RKG Associates. 
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residents. By 2020, it is projected that residents over the age of sixty-five in the BOA would account 

for nearly 18 percent of the total population. This growing age cohort has specific housing needs and 

desired amenities that may not be met by the current inventory in the  BOA. This will be explored 

later in the report.  

 

Households 

The shifts in population over time are also mirrored to some degree by the shifts in households in the 

study area. Between 2000 and 2010, the total number of households in the BOA dropped by 4 percent. 

This decline was less than the City as a whole, which lost a little over 8 percent of households during 

that same ten year period. Looking ahead to the year 2020, the BOA is projected to see an estimated 

3.4 percent increase in housing units above the 2010 figure7. This projected increase is consistent with 

the shift in rental housing where vacant, foreclosed, and poorly maintained homes are being 

purchased, rehabilitated, and rented. Housing pressures stemming from a lack of housing options 

available to University of Rochester students, staff, and visiting faculty have created a market for 

both short- and long-term rentals. The 2011 market study also showed a decline in the number of 

family householders in the BOA of about 11 percent, which is consistent with the increasing median 

age of the resident population. 

 

Household Income 

,ÌËÐÈÕɯÏÖÜÚÌÏÖÓËɯÐÕÊÖÔÌɯÐÕɯÛÏÌɯ!. ɯÐÚɯÓÖÞɯÊÖÔ×ÈÙÌËɯÛÖɯÛÏÌɯ"ÐÛàɯÈÕËɯ"ÖÜÕÛàȭɯ ÊÊÖÙËÐÕÎɯÛÖɯ$21(ɀÚɯ

figures, the 2015 median household income for the BOA was just under $18,000 per year. Estimates 

ÍÙÖÔɯÛÏÌɯ"ÌÕÚÜÚɯÚÌÛɯ1ÖÊÏÌÚÛÌÙɀÚɯÔÌËÐÈÕɯÏÖÜÚÌÏÖÓËɯÐÕÊÖÔÌɯÑÜÚÛɯÉÌÓÖÞɯȜƗƕȮƔƔƔɯ×ÌÙɯàÌÈÙȮɯÈÕËɯ,ÖÕÙÖÌɯ

County at $52,500 per year8. The lower household incomes in the BOA have created a number of 

challenges for local residents when it comes to paying for and maintaining the homes they own. With 

incomes barely keeping pace with the rate of inflation over time, the ability of residents to maintain a 

home and continue to pay for any increases in taxes and service costs becomes more difficult. This is 

reflected in the condition of some of the detached single-family  housing units in the neighborhood, 

with the exception of some properties that have been purchased by investors and upgraded over 

time. 

 

Households and Poverty  

In addition to looking at med ian household income, RKG also reviewed poverty status for 

households in and around the BOA 9. The most recent five-year ACS estimated 636 households, or 47 

percent, fell below the poverty line. With a median household income of just under $18,000, it is no t 

surprising to see a large number of households below the poverty line. That said, nearly 40 percent of 

the households in the three Census tracts are single-person households which include students who 

have little to no earned income. While student income  does have an impact on the statistics for the 

BOA, there are still a significant number of householders over the age of twenty -five  

                                                           

7 ESRI Business Analyst. Projections based on trends occurring in the selected geography, but also trends in the 

larger Rochester area. 

8 American Community Survey 2010 -2014 5-year estimates. Table B19013. 

9 Poverty data was pulled for Census Tracts 65.002, 66.002, and 69.002 due to data limitations at smaller 

geographies. 
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who have financial difficulties. On 

average, 45 percent of family households 

in the three Census tracts have an income 

that is below the poverty line 10. Family 

households with children have even 

greater financial challenges with nearly 

69 percent falling below the poverty line. 

Figures for households relying on public 

subsidies for health insurance, food 

stamps/SNAP, and public financial 

assistance reflect a need for not only 

housing opportunities in the BOA, but 

access to employment opportunities as 

well.  

 

Educational Attainment 

Residents in the three Census tracts 

encompassing the BOA are on average 

attaining a lower level of education 

compared to the average for the City and 

the County. According to the latest five -

year ACS estimates, 71 percent of 

residents in the BOA have a high school 

diploma compared wit h 80 percent city-

wide, and 90 percent county-wide. 

Residents in the BOA also have a much 

lower success rate for obtaining a 

ÉÈÊÏÌÓÖÙɀÚɯËÌÎÙÌÌɯÞÐÛÏɯÖÕÓàɯƝɯ×ÌÙÊÌÕÛɯ

graduating from a four -year school. In 

Rochester, 24 percent of residents have a 

ÉÈÊÏÌÓÖÙɀÚɯËegree and the County is even 

higher at 36 percent. The lower educational attainment levels of residents in the BOA is also a factor 

ÐÕɯÌÔ×ÓÖàÔÌÕÛɯÈÕËɯÛÙÈÕÚÓÈÛÌËɯÖÝÌÙɯÛÖɯÈÕÕÜÈÓɯÌÈÙÕÐÕÎÚȭɯ3ÏÖÚÌɯÌÈÙÕÐÕÎɯÈɯÉÈÊÏÌÓÖÙɀÚɯËÌÎÙÌÌ are far 

more likely to find employme nt in higher wage jobs than those with only a high school diploma.  

 

3.2.3 Residential Market Conditions 
The Vacuum Oil BOA and surrounding neighborhood have been experiencing, and will continue to 

experience, increasing levels of neighborhood change as a result of the location of the area, relatively 

affordable housing stock, and the potential for significant redevelopment of properties within the 

Vacuum Oil refinery footprint . The demographic and economic characteristics of the BOA help to 

                                                           

10 American Community Survey 2010 -2014, 5-year estimates. Table DP03.  A family household is defined as one 

including two or more people related by birth, marriage, or adoption in the same housing unit.  

Table 3. 2. Households below Poverty Threshold  

Poverty Guidelines 
by Household Size 

2014 Income 
Threshold 

Study Area 2014 

# of HH % of HH 

One person $11,670 540 39.5% 

Two Person $15,730 304 22.3% 

Three Person $19,790 245 17.9% 

Four Person $23,850 129 9.4% 

Five Person $27,910 67 4.9% 

Six Person $31,970 52 3.8% 

Seven Person $36,030 0 0% 

Eight Person $40,090 0 0% 

TOTALS 1,366 100.0% 

County by HH below Poverty 636 46.6% 

Source: 2010-2014 ACS, and RKG Associates. 
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Figure 3. 4: Educational Attainment, 2014  

Source:  ACS 2010-2014, Table S1501 , RKG Associates. 
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describe the people and households in the area, while the residential market conditions will provide 

detail on the make-up and conditions of the housing stock.  

 

Housing Tenure 

Rochester, like many mid -size cities, has a significant portion of its overall housing stock occupied  by 

renter households. The BOA follows the city -wide housing pattern with an overwhelming majority of 

its housing stock occupied by renters. For 2015, ESRI estimates the BOA had about 840 housing units 

in total with 668 rental units and 172 owner -occupied units. This equates to nearly 80 percent of the 

housing stock dedicated to rental housing  and 20 percent to owner -occupied. By comparison, the 

City 's housing is about 60 percent rental and 40 percent owner -occupied. 

 

During initial interviews, it was noted by 

some members of the community that the 

transient nature of renters has led to a 

disconnect between residents and the 

surrounding neighborhood. This has 

manifested itself in one particular example 

at Riverview Apartments, where the 

bui ldings fronting Plymouth Avenue 

effectively create a four-story wall between 

the development and the neighborhood . 

The property is surrounded by a low gated 

fence which further del ineates the property 

from the surrounding neighborhood . It was 

also noted that the rental properties, particularly those owned and managed by people who do not 

live in the immediate area, are not well -kept and have property maintenance issues. These issues are 

further  explored a bit later in the report.  

 

Housing Price Points 

In order to understand recent sales trends in the study area, RKG reviewed city assessment data and 

mapped residential property sales that occurred between March 2013 and February 2016. During that 

three-year time period the study area saw thirty -four residential properties sell, ranging from a 

single-family  home to larger multi -unit apartment buildings.  Figure 3.5 shows the location of each of 

the residential sales that took place over the three-year period. Of the thirty -four sales that occurred, 

82 percent had a sale price of less than $50,000. 

 

The Riverview Apartment complex provides a large 
stock of rental housing for students.  
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